
DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO: The Urbana Plan Commission 

FROM: Lily Wilcock, Planner I 

DATE: February 14, 2020 

SUBJECT: Plan Case No. 2395-M-20 & Annexation Agreement 2020-A-01: A proposed 
annexation agreement between the City of Urbana and Olympian Properties 
Development, LLC, including rezoning from County R-1, Single Family Residence, to 
City R-3, Single and Two-Family Residential zoning district, for a 0.22-acre parcel 
located at 1909 Brownfield Road, Urbana, Illinois 61802. 

Introduction  
Evan and Jessica Barnhart, on behalf of Olympian Properties Development, LLC, request an 
annexation agreement to allow them to build a duplex on a vacant lot at 1909 Brownfield Road. As 
the parcel is currently zoned Champaign County R-1, Single-Family Residential, it would automatically 
convert to the City’s R-1, Single-Family Residential zoning district upon annexation, unless the parcel 
is rezoned1. The owners would like to build a duplex on the lot, and have requested that the property 
be rezoned to City R-3, Single and Two-Family Residential, which would conform to the 
Comprehensive Plan’s designation of the site as “Residential.” 

For the annexation agreement and rezoning requests, the Plan Commission must review the 
applications, hold a public hearing, and make recommendations to City Council. Staff recommends a 
recommendation to approve both requests.  

Background 
To be annexed into Urbana, properties must be contiguous to the City’s boundary. 1909 Brownfield 
Road is not contiguous to the City's boundary at this time. At a minimum, five other properties would 
need to be annexed into Urbana before 1909 Brownfield Road will be contiguous to the City. The 
annexation agreement will ensure that the proposed duplex will be built to Urbana’s current zoning 
and building standards, so that if and when the property is annexed into the City, it will have been 
built to the City’s standards as of the date of the agreement. 

The annexation agreement is transferrable to new owners of the land and will not expire for twenty 
years. If property ownership changes in the next twenty years, the new owners will be required to sign 
an annexation petition that the Community Development Services Department and the City Clerk will 
keep on file. The annexation petition can then be executed by an ordinance to annex the property if 
it becomes contiguous to the City before it expires.  

                                                 
1 Table IV-1. County to City Zoning Conversion. Zoning Ordinance. 



Description of the Site and Surrounding Properties 

The site is approximately 9,200 square feet, and is located on the northwest side of Brownfield Road 
between Columbia Boulevard and Prairie View Drive. It contained a house that was in poor condition 
and was recently demolished by the applicants.  

The surrounding area is primarily residential and contains mobile homes, duplexes, and single-unit 
homes. There are nearby business centers along High Cross Road, University Avenue, and 
Cunningham Avenue.  

The following chart identifies the current zoning, land use, and future land use designations of the site 
and surrounding properties (see Exhibits A, B, and C). 

 
 
Direction  

 
Zoning 

 
Existing Land Use Future Land Use 

Site County R-1, Single-Family 
Residence Vacant Residential 

North County R-1, Single-Family 
Residence 

Farm land and Single-
Dwelling Unit Residential 

East 
Annexation Agreement1, 
City R-1 Single-Family 
Residential 

Single Family Home Residential 

South County R-1, Single-Family 
Residence Farmland Rural Residential 

West County R-1, Single-Family 
Residence Duplex Residential 

 

Discussion 

Comprehensive Plan Goals and Objectives 

The Comprehensive Plan identifies the site’s future land use as “Residential.” Single- and two-family 
homes are included in the description on the “Residential” future land use designation. 

Residential areas contain primarily single-family residential housing but may also include a 
variety of compatible land uses such as duplexes, town homes, civic uses, institutional uses, 
and parks where zoning is appropriate. 

  

                                                 
1 Ordinance Number 2009-11-119  



The following goals and objectives of the Comprehensive relate to the proposed annexation 
agreement: 

Goals 15.0 Encourage compact, contiguous and sustainable growth patterns. 

Goals 19.0 Provide a strong housing supply to meet the needs of a diverse and growing 
community. 

Goals 34.0 Encourage development in areas where adequate infrastructure already exists. 

Objectives 

34.1 Use annexation to invoke sewer connections. 

Goal 38.0 Ensure that future annexations or developing municipal territory has adequate 
municipal services. 

Objectives 

38.1 Assess the impacts of new development on needed services when considering new areas 
for development. 

38.2 Provide for improvements and expansion in community services to keep pace with 
changing trends, population growth, and increased demands. 

Rezoning Criteria 

In the case of La Salle National Bank v. County of Cook, the Illinois Supreme Court developed a list 
of factors that are paramount in evaluating the legal validity of a zoning classification for a particular 
property. In addition to the six La Salle Criteria, the court developed two more factors in the case of 
Sinclair Pipe Line Co. v. Village of Richton Park. Together, all eight factors are discussed below to 
compare the current zoning to the proposed zoning.1. The existing land uses and zoning of the nearby 
property. 

1. The existing land uses and zoning of the nearby property. 
This factor relates to the degree to which the existing and proposed zoning districts are 
compatible with existing land uses and land use regulations in the immediate area. 

The proposed rezoning to R-3, Single and Two-Family Residential is compatible with land uses of 
the immediate area (see Exhibits A and B). Despite the surrounding area being zoned County R-1, 
Single Family Residence, which does not allow duplexes, many of the surrounding parcels contain 
duplexes. The proposed rezoning is therefore appropriate for the area.  

2. The extent to which property values are diminished by the restrictions of the ordinance. 
This is the difference in the value of the neighboring properties with the current R-1 zoning of 
the subject property, compared to their value if the subject property was zoned R-3. 

It is unlikely that the proposed rezoning would have any effect on neighboring property values. 
The rezoning will allow the property to be redeveloped, which should have a more positive impact 
on surrounding properties than the dilapidated house on the lot had.1 

                                                 
1 It should be noted that the Urbana City Planning Division staff are not qualified as professional appraisers and that a 
professional appraiser has not been consulted regarding the impact on the value of the property. Therefore, any 
discussion pertaining to property values must be considered speculative and inconclusive. 



3. The extent to which the ordinance promotes the health, safety, morals or general welfare of 
the public. 
This question applies to the potential impacts of the proposed rezoning to public welfare. 

The proposed rezoning will not affect the health, safety, morals, or general welfare of the public in 
any way.  

4. The relative gain to the public as compared to the hardship imposed on the individual 
property owner. 
Do the restrictions provide gain to the public which offsets the hardships imposed on the 
property owner by the restrictions? 

The public would see little gain if the property is annexed to the City as R-1, Single Family 
Residential zoning, as the property would only allow one dwelling unit and would be required to 
be slightly smaller living space. Under the City R-3 zoning, there would be a small increase in the 
allowable living space. The property owner will not see a significant increase in permitted uses (as 
shown in Exhibit E).  

5. The suitability of the subject property for the zoned purposes. 
The issue here is whether there are certain features of the property which favor the type and 
intensity of uses permitted in either the current or the proposed zoning district. 

The property is suited for two-dwelling units, which would be allowed under the proposed R-3 
zoning. Given the existing mix of single- and two-family residential homes in the area, the proposed 
R-3 district is logical. It also reflects the Residential Future Land Use designation shown in the 2005 
Comprehensive Plan. With the periphery of the City usually having a mix of housing types and 
prices, including affordable rentals, the proposed development fits the zoning district well. 

6. The length of time the property has been vacant as zoned, considered in the context of land 
development, in the area, in the vicinity of the subject property. 
Another test of the validity of the current zoning district is whether it can be shown that the 
property has remained vacant for a significant period of time because of restrictions in that 
zoning district. 

The property is vacant and has been vacant for 6 months.  

7. The community’s need for more of the proposed use. 
The property owner cites providing twice the amount available rental housing. Though the owner 
has not indicated how much the units will rent for, the developed parts of Champaign County 
generally provide more affordable rentals than in incorporated areas. The 2005 Comprehensive 
Plan states that more low- and moderate-income housing opportunities are needed. The proposed 
rezoning could add two relatively affordable rental units to help meet that objective. 

8. The care with which the community has planned its land use development. 
The 2005 Comprehensive Plan created areas with different levels of residential intensities: Regional, 
Community, and Central. The area where these properties are located was envisioned as part of the 
Suburban “Residential” Future Land Use designation. The proposed rezoning to R-3, Single- and 
Two-Family Residential zoning district would be consistent with this designation.  



Fiscal Impact 

The property is not contiguous to Urbana and will not immediately annex into the City. While there 
are costs and benefits to annexing property into the City of Urbana, the fiscal impact of annexing a 
single duplex into the City at some future date is negligible. 

Summary of Staff Findings 

1.  Olympian Properties Development, LLC requests an Annexation Agreement for a property at 
1909 Brownfield Road. The property is not contiguous to the City of Urbana’s corporate boundary 
and will not be annexed immediately. 

2.  The applicant requests that the property be rezoned from Champaign County’s R-1, Single-Family 
Residential zoning district to the City of Urbana’s R-3, Single- and Two-Family Residential zoning 
district. 

3. The proposed R-3, Single- and Two-Family Residential zoning district would allow the owner to 
build a new duplex. This would be generally compatible with the “Residential” future land use 
designation of the 2005 Urbana Comprehensive Plan.  

4. The proposed R-3, Single- and Two-Family Residential zoning district would be compatible with 
the surrounding area, as much of the adjacent area is residential in nature. 

5. The proposed R-3, Single- and Two-Family Residential zoning district will likely have no 
discernable impact to adjacent property values.  

6. The subject property is suitable for low-density residential uses, like the proposed R-3, Single- and 
Two-Family Residential zoning district. 

Options 
The Plan Commission has the following options for recommendations to the City Council in Case 
Nos. 2020-A-01 and 2395-M-20: 

1. Recommend approval of the Annexation Agreement with the rezoning. 

2. Recommend approval of the Annexation Agreement with the rezoning and conditions. 

3. Recommend denial of the Annexation Agreement with the rezoning. 

Staff Recommendation 
Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends that the Plan 
Commission make a recommendation to City Council to APPROVE the Annexation Agreement and 
rezoning. 
 
Attachments: 
 
   Exhibit A:  Location and Existing Land Use Map 



   Exhibit B:   Zoning Map 
   Exhibit C:  Future Land Use Map 
   Exhibit D:  DRAFT Annexation Agreement 
   Exhibit E: Photos of 1909 Brownfield Road 
   Exhibit F: R-3, Single- and Two-Family Residential Description 
   Exhibit G: Application for Zoning Map Amendment 
 
CC:   Evan and Jessica Barnhart, Olympian Properties Development, LLC 
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